JUAN DE FUCA LAND USE COMMITTEE
Notice of Meeting on Tuesday, June 19, 2018 at 7 p.m.
Juan de Fuca Local Area Services Building, #3 – 7450 Butler Road, Otter Point, BC
AGENDA
1.

Approval of Agenda

2.

Approval of the Supplementary Agenda

3.

Adoption of Minutes of May 15, 2018

4.

Chair’s Report

5.

Planner’s Report

6.

Rezoning Application
a) RZ000251 - Lot 12, District Lot 17, Renfrew District, Plan 13240 (17239 Parkinson
Road)

PPSS-35010459-1697

Minutes of a Meeting of the Juan de Fuca Land Use Committee
Held Tuesday, May 15, 2018, at the Juan de Fuca Local Area Services Building
3 – 7450 Butler Road, Otter Point, BC
PRESENT:

Mike Hicks (Chair), Stan Jensen, Roy McIntyre, Ron Ramsay, Sandy Sinclair,
Art Wynans, Dale Risvold
Staff: Iain Lawrence, Manager, Local Area Planning; Joyce Volek, Recorder

ABSENT:

None

PUBLIC:

10

The meeting was called to order at 7:00 p.m.
1. Approval of the Agenda
MOVED by Art Wynans, SECONDED by Dale Risvold that the agenda be
approved.
CARRIED
2. Approval of the Supplementary Agenda
None
3. Adoption of Minutes from the Meeting of April 17, 2018
MOVED by Sandy Sinclair, SECONDED by Dale Risvold that the minutes from the
meeting of April 17, 2018, be adopted.
CARRIED
4. Chair’s Report
The Chair announced that the East Sooke Official Community Plan (OCP) and the ShirleyJordan River Official Community Plan were both found to be consistent with the Regional
Growth Strategy at the last Regional Board meeting and that they continue to move
through the process. The public hearings will be held in two weeks and then the OCPs
will go back to the Regional Board.
5. Planner’s Report
Iain Lawrence confirmed the public hearings for the East Sooke Official Community Plan,
Bylaw 4000, and the Shirley/Jordan River Official Community Plan, Bylaw No.4001, are
scheduled for Monday, May 28, 2018, commencing at 7 pm, and will be held at the Juan
de Fuca Local Area Services Building.
6. Development Permit with Variance Application
a) DV000060 – Strata Lots 15 and 16, Section 16, Otter District, Plan VIS7096 (7450
Butler Road - Sooke Business Park)
Iain Lawrence spoke to the staff report and gave a short slide presentation for the
development permit with variance application. The slides depicted a sketch of the lots
with the existing building and the proposed addition and where the lot lines presently are.
It was explained that the applicant is requesting a variance for the proposed rear yard
setback adjustment from 4.5 m to 2. 8 m. for the existing building resulting from the
proposed cancellation of a lot line. The building design is proposed to be three stories,
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14 m. in height, and staff have worked with the applicant’s architect to improve the
building’s façade
The lower portion of the building will be a grey colour, with a lighter color on the upper
portion and have wood beams and siding around the main entrance. It was noted that
one condition is that the lighting on the building will be ground oriented, as well as
complying with other Health Canada standards. Staff confirmed their opinion that the
proposed building meets form and character guidelines of the Otter Point Official
Community Plan, and is within the height requirements of the M2-MM zone.
The applicant’s representative was in attendance and acknowledged he would address
any questions that may arise.
Concern was raised regarding the potential shading of the sun that could impact the
neighboring lot and the representative advised that the applicant also owned the next door
lot.
Another question raised was whether the applicant would capture roof water and the
representative stated that Health Canada does not permit roof water for Medical
Marihuana production. The intention is to use trucked water.
A discussion ensued regarding proposed future plans of the water supply for the Juan de
Fuca Electoral Area (JDFEA) and the potential number of residents from the Otter Point
area that could be hired as employees. The representative responded that the business
is presently in phase two and that phase three and four would be larger with a final total
of up to 50 employees.
Questions from the public were asked regarding water waste and where it will go. The
representative advised that the water is recycled, that the product is all organic and no
fertilizers or chemicals are used. The plants are watered through the soil and roots, not
through the leaves.
MOVED by Roy McIntyre, SECONDED by Dale Risvold that the Land Use Committee
recommend to the CRD Board:
That Development Permit with Variance DV000060, for Strata Lots 15 and 16, Section 16,
Otter District, Strata Plan VIS7096 to vary the Juan de Fuca Land Use Bylaw, 1992,
Bylaw No. 2040, Part 2, Section 27.08(d)(ii) by reducing the rear yard setback requirement
from 4.5 m to 2.8 m, for the purpose of reconfiguring the lot boundaries and constructing
an addition to the existing building, be approved.
CARRIED
7. Invitation for Public Input – Proposed 50m Monopole Wireless Communications
Facility
Lot 4, District Lot 28, Otter District, Plan VIP19985 (2620 Kemp Lake Road)
Iain Lawrence advised that the proponent’s first proposal received significant feedback
and, therefore, the proponent came back with this proposal. A short slide presentation
was made to show a map of the proposed tower location on the property, the Ministry road
rights-of-way on two sides, and the location of the closest residence. Slides showed the
simulation of pre- and post-photos of the tower on the site and provided a schematic
diagram of the tower. It was explained that the staff report recommendation was to
provide a no comment resolution; however, the applicant is requesting some form of
support, which can considered by the Land Use Committee.
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The Chair confirmed that two large neighboring properties behind the proposed location
were owned by the Crown and that the proposed property itself was privately owned. The
land owner confirmed his attendance.
Staff advised that a 500 m. area notification letter was sent out in the neighborhood and
that no public responses were received.
Representatives for the proponent were in attendance and explained that Industry Canada
asked them to consult local government for a decision and that while the Federal
Government does make the final decision, it wants to hear from local government
regarding the land use.
A discussion ensued with questions being raised regarding the strength of the signal, radio
wave technology, piggybacking of service providers on infrastructure, and why other
alternative locations of the tower are not suitable.
The proponent advised that the particular band within the radio frequency spectrum they
have been allocated is lower power and that the towers must be in relatively close
proximity to the residents who would receive service.
The Chair confirmed that the staff recommendation is now to state that there is “no
objection” to the siting, rather than “no comment”, as stated in the staff report.
MOVED by Sandy Sinclair, SECONDED by Dale Risvold that the Land Use Committee
recommend to the CRD Board:
That a resolution be provided to the proponent that the CRD Board has no objection to
the proposed siting of a 50.0 m monopole wireless communications facility on Lot 4,
District Lot 28, Otter District, Plan VIP19985.
CARRIED
Adjournment
The meeting adjourned at 7:45 p.m.

____________________________________
Chair

RZ000251

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, JUNE 19, 2018

SUBJECT

Zoning Amendment Application for Lot 12, District Lot 17, Renfrew District,
Plan VIP13240

ISSUE
The applicant proposes to rezone the subject property from Community Residential – One (CR-1) to a new
Mixed Commercial/Residential (CR-1A) zone, in order to allow a food truck and picnic shelter.
BACKGROUND
The vacant, 0.2 ha subject property is located in Port Renfrew at 17239 Parkinson Road (Appendices 1
and 2). The property is designated as Residential (R) under Schedule ‘A’ of the Comprehensive
Development Plan for Port Renfrew, Bylaw No. 3109, and zoned CR-1 under Schedule ‘B’ (Zoning) of the
bylaw. The parcel is adjacent to Tourist Commercial – One (TC-1) zoned land to the south, Tourist
Commercial 1A (TC-1A) zoned land to the west, and CR-1 zoned parcels across Parkinson Road to the
north and to the east.
The parcel is located within the Port Renfrew community water system and the Port Renfrew fire protection
service area. A tributary of Defiance Creek has been identified within 30 m of the subject property.
In addition to maintaining the residential use of the property, it is the owner’s intention to operate a food
truck and provide a picnic shelter for patrons. The requested CR-1A zone will allow all of the existing CR-1
zone uses, which include one single-family dwelling, one accessory cottage, bed and breakfast, homebased business, and retail establishments, as well as add a new food service establishment use. The food
service establishment use would include such operations as food trucks, restaurants and take-out eateries.
Staff have prepared Bylaw No. 4216, which would rezone the parcel from Community Residential - One
(CR-1) to Mixed Commercial/Residential (CR-1A) (Appendix A).
At their meeting of January 16, 2018, the Land Use Committee recommended referral of the proposed
bylaw to the Port Renfrew Advisory Planning Commission (APC) and to the following agencies: BC Hydro,
Cowichan Valley Regional District, District of Sooke, Island Health, Ministry of Transportation and
Infrastructure, Pacheedaht First Nation, RCMP and Sooke School District #62.
Since a member of the APC resigned before an APC meeting could be held, the Commission did not have
the required membership to continue. Alternatively, a Public Information Meeting was held in Port Renfrew
on February 22, 2018 (Appendix B). Comments were received from Capital Regional District (CRD) Bylaw
Enforcement, CRD Protective Services, CRD Integrated Water Services, Island Health, and the Ministry of
Transportation and Infrastructure (Appendix C).
ALTERNATIVES
That the Land Use Committee recommends to the Capital Regional District (CRD) Board:

1. a) That the referral of proposed Bylaw No. 4216 directed by the Juan de Fuca Land Use Committee to
the Port Renfrew Advisory Planning Commission, BC Hydro, Cowichan Valley Regional District,
District of Sooke, Island Health, Ministry of Transportation and Infrastructure, Pacheedaht First
Nation, RCMP and Sooke School District #62 and appropriate CRD departments be approved and
the comments be received;
b) That proposed Bylaw No. 4216, “Comprehensive Community Development Plan for Port Renfrew,
Bylaw No. 1, 2003, Amendment Bylaw No. 9, 2018” be introduced and read a first time, read a second
time; and
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c) That in accordance with the provisions of Section 469 of the Local Government Act, the Director for
the Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to hold a Public Hearing
with respect to Bylaw No. 4216.
2. That the CRD Board not proceed with proposed Bylaw No. 4216.
3. That more information be provided by staff.
PUBLIC CONSULTATION IMPLICATIONS
Should the proposal proceed, a public hearing pursuant to Part 14, Division 3 of the Local Government Act
(LGA) will be required prior to third reading by the CRD Board. Property owners/tenants within 500 m of
the subject property will be sent a notice of the proposed bylaw amendments and the hearing will be
advertised in the local paper and on the CRD website.
REGIONAL GROWTH STRATEGY IMPLICATIONS
Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board has
adopted a Regional Growth Strategy (RGS) be consistent with the RGS. In accordance with CRD
Development Applications Procedures Bylaw No. 3110, where a zoning bylaw amendment that applies to
land within the Port Renfrew Comprehensive Community Plan area is consistent with the Official
Community Plan (OCP), it does not proceed to the full CRD Board for a determination of consistency with
the RGS. It is noted that the RGS designates the Port Renfrew Comprehensive Community Plan area as
an Urban Containment area. With regards to water service, the RGS allows for provision of water to the
area and the subject property is located within an existing water service area.
LAND USE IMPLICATIONS
Referral Comments
Referrals were sent to eight agencies, the Port Renfrew APC and to appropriate CRD divisions. Comments
received are noted below.
CRD Bylaw Enforcement had no objection to the proposal.
CRD Protective Services commented that the water service area has limited capacity for new users, which
is a concern for fire protection purposes, and that water availability should be confirmed by Integrated Water
Services.
CRD Integrated Water Services advised that the subject property is located within the Port Renfrew Water
Service Area; however, it is not currently connected to the system. If the CRD receives an appropriate
application to supply water, and if the owner is prepared to meet the conditions of CRD Bylaw 1792, and
pays the fees as authorized under CRD Bylaw No. 3924, community piped water may be supplied to the
property subject to conditions.
Island Health has a regulatory role in food premises from construction to operation. Construction of new
food premises must be undertaken with the appropriate construction and operating permits and sewage
disposal must be in compliance with the Sewerage System Regulation. Island Health generally supports
the change of land use to a more mixed use based on the idea of fostering connectedness and physical
activity.
The Ministry of Transportation and Infrastructure had no objection to the proposed rezoning of the subject
property provided that the adequate off-street parking is provided, and that the owner obtains the necessary
commercial access permit off Parkinson Road. Such a permit would be required if the zoning amendment
is successful and prior to operation of the food service establishment.
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A Public Information Meeting was held on February 22, 2018 with eleven members of the public in
attendance. The members of the public present at the meeting generally spoke in support of additional
restaurant options and expressed that Port Renfrew has a need for a core of commercial and tourism
development. It was thought that the subject property was a logical location for a food truck or restaurant
and that Parkinson Road is an appropriate commercial area. Members of the public in attendance at the
meeting sought clarification on the fee structure for water users and indicated support for an OCP review.
Planning Analysis
The Port Renfrew Comprehensive Community Development Plan designates the subject property as
Residential (R). The focus of this designation is to ensure the housing stock in the plan area meets the
needs and requirements of the market place for at least five years. The Residential (R) designation
identifies mixed residential/commercial uses as viable activities for economic development within the
residential designation.
The Community Residential – One (CR-1) zone allows for residential and retail uses; however, it does not
permit food service uses; therefore, an amendment to rezone the subject property to include food service
establishments as a permitted use is required. Use of the land as a restaurant, café or food truck operation,
along with a single-family dwelling, would be in keeping with the surrounding land uses in this part of the
Port Renfrew town site. Neighbouring uses include a restaurant, RV camping, tourist cabins and singlefamily residential.
Development of an RV Park on adjacent land to the south has identified the presence of a tributary of
Defiance Creek within 30 m of the subject property. A previous RAR report also identified the presence of
a stream on the subject property. Since the stream had been previously disturbed (culverted), staff
requested that an Impacts and Conditions Report, prepared by a Qualified Environmental Professional
(QEP) be submitted prior to 1st Reading of the proposed bylaw. A report, prepared by Julie Budgen,
R.P.Bio., QEP, has been submitted confirming the loss of vegetation on the property and an increased risk
of erosion in the riparian area (Appendix D). While the watercourse is seasonal and appears to not be fishbearing, the Report outlines recommendations to restore and protect remaining native plant habitat and the
riparian area. The recommended work should be completed prior to approval of the proposed zoning
amendment.
Other conditions highlighted by referral agencies are appropriately addressed at the time of development
through the connection of the property to community water in accordance with CRD Integrated Water
Services requirements and through the various permitting processes, including a building permit. It is noted
that additional capacity, which will benefit the entire water system, is planned as part of a larger on-going
development.
Staff recommend proceeding with proposed Bylaw No. 4216 for first and second reading and proceeding
to a public hearing.
CONCLUSION
The purpose of this Comprehensive Community Development Plan amendment application is to allow the
operation of food service establishments in addition to the uses currently permitted under the CR-1 zone
through the creation of a new Mixed Commercial/Residential (CR-1A zone). Staff recommend proceeding
with proposed Bylaw No. 4216 for first and second reading and proceeding to a public hearing.
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RECOMMENDATIONS
That the Land Use Committee recommends to the Capital Regional District (CRD) Board:

a) That the referral of proposed Bylaw No. 4216 directed by the Juan de Fuca Land Use Committee to
the Port Renfrew Advisory Planning Commission, BC Hydro, Cowichan Valley Regional District, District
of Sooke, Island Health, Ministry of Transportation and Infrastructure, Pacheedaht First Nation, RCMP
and Sooke School District #62 and appropriate CRD departments be approved and the comments be
received;

b) That proposed Bylaw No. 4216, “Comprehensive Community Development Plan for Port Renfrew,
Bylaw No. 1, 2003, Amendment Bylaw No. 9, 2018” be introduced and read a first time, read a second
time; and

c) That in accordance with the provisions of Section 469 of the Local Government Act, the Director for the
Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to hold a Public Hearing with
respect to Bylaw No. 4216.

Submitted by:

Iain Lawrence, MCIP, RPP, Manager, Local Area Planning

Concurrence:

Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services

Concurrence:

Ted Robbins, B.Sc., C. Tech., Acting Chief Administrative Officer

IL:jv
Appendices:
A. Proposed Bylaw No. 4216
B. Public Information Meeting Minutes
C. Referral Comments
D. Impacts and Conditions Report
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Appendix A: Proposed Bylaw No. 4216

CAPITAL REGIONAL DISTRICT
BYLAW NO. 4216
************************************************************************************************************************
A BYLAW TO AMEND BYLAW NO. 3109,
THE “COMPREHENSIVE COMMUNITY PLAN FOR PORT RENFREW, BYLAW NO. 1, 2003"
************************************************************************************************************************
The Capital Regional District Board, in open meeting assembled, enacts as follows:
1.

Bylaw No. 3109 being the "Comprehensive Community Plan for Port Renfrew, Bylaw No. 1, 2003" is
hereby amended:
A.

SCHEDULE B, PART 1, SECTION 1 DEFINITIONS
(a)

By adding a new definition for “FOOD SERVICE ESTABLISHMENT” before the word
“FRONT PARCEL LINE” as follows:
FOOD SERVICE ESTABLISHMENT means any building, vehicle, place or structure
where food is prepared, served, or sold for immediate consumption on the premises,
called for or taken out by customers, or prepared prior to being delivered to another
location for consumption.

B.

SCHEDULE B, PART IV - ZONES
(a)
By inserting a new “Mixed Commercial/Residential – CR-1A” zone, after Section 22, to
be read as follows:
SECTION 22A

CR-1A (Mixed Commercial/Residential) Zone

Permitted Uses
1. The following uses and no others are permitted in this zone:
a)
b)
c)
d)
e)
f)

Dwelling unit;
Religious centres;
Bed and breakfasts;
Home based business;
Retail establishments;
Food service establishments.

Permitted accessory uses and buildings on any parcel includes the following:
g) Any accessory buildings or structures to any of the above listed uses,
including one or more dwelling units in the rear of or above a retail or food
service establishment;
h) One-cottage in conjunction with the above permitted uses, provided that
the cottage does not exceed 83 square metres (900 square feet).
Regulations
2. On a parcel of land located in this zone:
Minimum Parcel Size for Subdivision Purposes
a) The minimum parcel size is 1.0 Ha (2.5 acres) when there is no community
sewage or water system to hook into or the owner decides not to hook into
both a community sewage and water system.
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b) The minimum parcel size is 0.1 Ha (0.25 acres) when the parcel is hooked
up to a community sewer and water system.
Minimum Size of Accessory Dwelling Units and Cottage
c) Not more than 30 percent (30%) of the principal building shall be used for
an accessory dwelling unit or units in conjunction with a retail or food
service establishment.
d) The accessory cottage must not exceed 83 square metres (900 square
feet).
Number and Type of Dwelling Units Allowed
e) Despite paragraph (d) above, not more than the following types of dwelling
units, not contained within a retail establishment, are allowed on a parcel in
this zone;
i)
ii)

One (1) single-family dwelling unit;
One (1) two-family dwelling unit, if there is no retail or food service
establishment on the parcel.

Height
f)

No principal building or structure shall exceed 9.75 metres (32 feet) in
height.
No accessory building or structure shall exceed 4.8 metres (16 feet) in
height.

Setbacks
g) Except as otherwise specifically permitted in this bylaw, no building or
structure shall be located within:
i)
ii)
iii)
iv)

6 metres (20 ft.) of a front parcel line;
1.5 metres (5 ft.) of an interior side parcel line;
4.6 metres (15 ft.) of an exterior side parcel line;
6 metres (20 ft.) of a rear parcel line.

Accessory Buildings
h) The total floor area of all accessory buildings must not exceed 10-percent
(10%) of the parcel area;
i) An accessory building must not be located within 1.5 metres (5 ft.) of a rear
parcel line.
Parcel Area Coverage
j)
C.

The maximum permitted parcel area coverage of the principal building with
all accessory buildings and structures is 40 percent (40%).

SCHEDULE B, MAP NO. 3 – ZONING
(a)

By deleting Lot 12, District Lot 17, Renfrew District, Plan VIP13240 from the Community
Residential – One (CR-1) zone and adding said lot to the Mixed Commercial/Residential
(CR-1A) zone, as shown on Plan No. 1, attached to and forming part of this bylaw

Report to the LUC – June 19, 2018
RZ000251
2.

7

This bylaw may be cited as “Bylaw No. 4216, Comprehensive Community Development Plan for Port
Renfrew, Bylaw No. 1, 2003, Amendment Bylaw No. 9, 2018”.

READ A FIRST TIME THIS

day of

, 2018.

READ A SECOND TIME THIS

day of

, 2018.

READ A THIRD TIME THIS

day of

, 2018.

ADOPTED THIS

day of

, 2018.

CHAIR

CORPORATE OFFICER
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Appendix B: Public Information Meeting Minutes
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Appendix C: Referral Comments
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Appendix D: Impacts and Conditions Report
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